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HILE there is nothing in this month's developments in the real estate field to 
Wistct the recent stock market rise, there are numerous indications that funda- 
mental conditions necessary for recovery are improving rapidly. 
Advertised single family dwelling rentals have increased for the third 
consecutive month and are now at a higher level than they were a year ago. Adver- 
tised apartment rentals also increased during the month. 


Foreclosures went higher in number while they decreased in dollar volume. 
The very heighth of foreclosures is encouraging as debt must be liquidated before 
recovery can come and that part which cannot be liquidated by payment must be liqui- 
lated by foreclosure. The fact that the dollar volume of foreclosures has decreased 
sharply would indicate that a large part of this debt liquidation has now taken 
place and that many of the foreclosures now occurring are due to unemployment and 
the dwindling of earnings of the small holder of real estate. While these foreclo- 
sures are even more distressing than the larger ones, they are more quickly halted 
when general business improves. 


THE MONTH'S CHANGES AT A GLANCE 


The indicators at the bottom of the page will show at a glance the month's 
changes in conditions. The position of.the arrow head shows the movement during 
the month - up indicating improvement ‘and down, decline. 
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WHAT ABOUT CONSTRUCTION COSTS? 


two years. There has been still greater uncertainty if the period of time is 

extended backward to 1926, 1913 or 1900. As far as Saint Louis residential con- 
struction goes, any opinions have been just guesses as no one has’ systematically 
compiled building costs on an identical building, item by item, over a period of 
years. 


| ee. have been many opinions about the decline in building costs during the past 


Realizing that the values of all buildings now standing are influenced to 
a very marked degree by the changes in their replacement cost, the Real Estate Ana- 
lyst has started a complete study of residential construction costs. A partial re- 
port of this study is given in this issue, to be followed later by more detailed 
studies of various costs. 


In order to avoid a purely theoretical index of building costs, an actual 
building, built in Saint Louis last year, was selected as a base for the study. This 
building, with floor plans, is shown on the opposite page. This particular building 
was selected, as there is nothing freakish about it. It represents a type of archi- 
tecture which was quite proper seventy-five years ago and which will, in all proba- 
bility, still be proper seventy-five years in the future. Like period furniture, it 
has a certain historical background which keeps it always in fashion, . regardless of 
passing styles. It is also in the general price class which includes the largest 
number of modern single family free standing dwellings in the city. 


All of the actual bills were secured and all materials and labor which 
went into this building have heen carefully analyzed and tabulated. Each contractor 
and material dealer has been interviewed in an effort to make the figure as accurate 
as possible. The cost and description of each item was reduced to a basis which 
makes compa”ison with past years possible. As an example of how this was done, the 
amount of sand in the concrete footings, in the mortar for the stone foundation, in 
the bricklayer's mortar, in the plaster and in the cement floor, walks and steps, 
though each of these jobs was done by a different contractor who, in most cases, or- 
dered his material from his favorite dealer, was added together and 59% tons of sand 
was the result. It then became quite simple to get from old bills of the material 
dealers, the actual prices billed per ton of sand and to figure the cost of the sand 
for the building for each year. 


Each item in the house, even to the 80 feet of corner bead used in the 
plaster, has been handled in the same way. Some of these items have already been fi- 
gured back to 1900. It is our aim to complete the entire index back to that date. 
The current construction cost of this house will be refigured each three months and 
the change in cost will be covered in detail in future issues of the Real Estate An- 
alyst. 


The preparation of an index of this sort is a tremendous job which probab- 
ly accounts for the fact that it has not been done before on a residential building. 
There is a monthly index figure given in the Survey of Current Business published by 
the Department of Commerce of the material cost of a six-room brick residence. Cor- 
respondence has developed the fact that this index is based on the fluctuation in 
price of eleven items. Peculiarly, three of the eleven items are constituents of 
paint, - white lead, linseed oil and zinc oxide. The total cost of all paint mater- 
ial used in this house is considerably below forty dollars. 


More peculiarly, millwork, plumbing, heating and wiring are entirely omit- 
ted although the combined costs of their materials totals a few dollars under a 
thousand. It is true that the Department issues a separate index for plumbing but 
even a trained statistician would find it difficult to combine the two indexes ina 
way that the combined result would come anywhere close to the actual fluctuation in 
cost of their doorless, windowless, heatless, wireless house. 


The general specifications of the residence we have used are given below: 
FOUNDATION - stone; WALLS - variegated matt brick, backed with 5 x8x 12 tile; 
ROOF - composition strip shingles; SHEET METAL WORK and FLASHING - 26 gauge galvan- 
ized iron; SASH - wood; DOORS - exterior, 1-3/4" fir - interior, 1-3/4" 8-panel ma- 
ple; SCREENS - copper; JOISTS - lst floor, 2x 10 - 16" on center - 2nd floor, 
2x 10; ROOF RAFTERS - 2 x 6 - 18" on center; STUDDING + 2 x 4; INTERIOR TRIM - yel- 
low pine, ivory enamel; PLASTR - 3 coats on wood lath; FLOORS - basement, cement - 
path, flint tile - kitchen, oak - others, first grade 25/32" oak; INTERIOR WALLS - 
bath, ceramic tile - kitchen, plastered and painted - bedrooms, white finish plas- 
ter - livingroom, diningroom and hall, tinted sponged’ texture; PLUMBING FIXTURES - 
tub, 60" full roll with apron and shower - lavatory, pedestal - toilet, high grade 
(continued on page 68) 
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HE chart above shows the number of foreclosures per month for each one hund- | 
red thousand f lies in Saint Louis and Saint Louis County from 1868 to the 





prese ticed that the current level of foreclosures is more 

than a it has ever been before. It is more than twice as high 

as it was at any ing the depression of the nineties or during the early 
ion fr to 1919. 

blem is the outstanding problem before the world today. 

rporate and government, are the only things which stand in the 





can find the way to pay debts contracted prior to 1930 with to- 














1¢ e , costs 45% more services, rents or commodities 

to earn. As long s in drop, that is, as long as it- takes more 

services, rents ies certain amount of money, heavy liquida- 

ticn of debt throug 8 uptcies and foreclosures will continue. When debts 

have been reduced, either through payment or foreclosure,to the point where they 

are more in line wi sent prices, or when prices can be brought to a point 
where they are more line with debts, foreclosures will drop. 

We believ at the foreclosure line is the most significant or all of 

our barometers at th resent time. In the past when foreclosures dropped, real 

estate activity increased rapidly. This was true in 1879, in 1901 and again in 


1919. 


WATCH FORECLOSURES! 
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(continued from page 62) 
| vitreous - sink, 60" double drain board, wide apron; ELECTRIC FIXTURE 


, 
riat o the building; HEATING PLANT, first grade warm air furnace; EAT~ 
- gas copper coil; BUILT-IN FRATURES - cedar closet - ni be cup= 





‘ds in the kitchen, etc; WALKS - cement; REAR DRIVE - macadam; SODDING - en- 
tix yard; PLANTING, several trees and appropriate shrubs; GARAGE - in basement; 
DOORS - double swinging. 


number of problems arose in connection with the ost f nstruc- 


@. The first of these is that over a period of time certaiz i} 
nust be made in the specifications because of changes in materi 3 avai le and 
general building practices. In this particular house, in 19 it was necessar 
t figure combination fixtures for gas and electric lights, the f g pipv- 

e rdinary floors throughout, slate roof, n rarage in ti 
i the front of the house only, salmon backing brick i place ki 
tile. [he bathroom now presents a totally different appearanc han it would in 
1900. Within the past year a change in the electrical code has made it necessary 
t substitute conduit and BX for an ordinary knob and tube job. 111 of these 
anges have had their effect on prices, both of material a 


Ii. The second of these problems was the probler ° 
of the residences of this type being built today are 1 7 
shop" it was felt that labor costs should be computed on \ ’ béix 
paid rather than on some “scale" which, in periods of depression at least, 





s ¥. 
nly a tneoretical importance. This complicated the problem tremendously as the 
scale is a matter of record, while non-union rates are not. ‘(radesmen, con- 

3 & tractors and labor agents were consulted in an effort to ascertain divergence 





65 























T —— +, > 1 —_———— + 
| 
le 4 a | + + + — + 
= .— —- a 
| 
a ———$$ —+ — ——_}+-____ + _ + 
——_—_—__+—__ | —_ _ + + 
| 
— Se, eee ee ——————E——E — 2 + 
| 
$$ __—_ sat aati (ie a - == _ +—— + +— —_—_—__—+ 4 + - + 
_ —_—___—__|— + ——_+—_ +— _ —_—}—___ SS 
| | 
| 
— _ 4 al ah a — . 
| | 
| 
| | 
ry + + + 











w ae a , T races - _eeemmens ——— 
¥ FORECLOSURES FOR EACH 100,0¢ 
A IN SAINT LOUIS AND SAINT LOUIS 
— rs Ai " ie a vee 














1910 191! 1912 


913 1914 1915 1916 1917 1918 igt9 1920 1921 922 1923 924 


ppro- from "scale wages" at different periods. 
HEAT- believe, come very close to those actual] 

cup- given to the variation in efficiency of la 
- en- the heighth of the boom efficiency per ma 
ment $ 


ITIl. This particular house, lik 
time, was supervised by the carpenter-buil 
- the carpenter work himself. For this reas 
cluded with carpenter work under "Labor" 1 
it more properly belongs. Certain saving 
langes be built at one time but we believe that 
e and increase the profit item rather than the 
ssary during periods like the present, ? 

pip- than the rule. 
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OW con 


stock 

acking IV. The question of profit has b 
11d in mine actual profits from contractors on va 
essary difficult as comparatively few have had re 
these results could be obtained. The figures 


ions after numerous interviews. 


" As V. The figures shown on the 
‘open page 69 do not include the : >t 
béing part of the sale represente 

has selling price of the house and lot 


as the add’ the total to the buil 
con- doubtedly been a variation 
Presence sirable lot could be bought. 
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the amount in dollars decreased sharply. During 1931, this aver 

was $4004 and during August, 1932 it had dropped to $2820. In 
county the average amount has increased. In 1931 it averaged $1819, 
during August, 1932 it averaged $2280. In the city and county comb4 
last year the average amount was $3110 in comparison with $2590 for } 
1932. 


Wine the number of foreclosures in the city increased during Aug 


The drop in amount of foreclosures during August is clearly show: 
the chart below. The height of the vertical bars in the chart below s 
the monthly total in dollars of mortgages foreclosed in Saint Louis 
Saint Louis County from January, 1926 to September, 1952. The black | 
tion of each bar represents the total in the city and the gray vortion 
total in the county. 


The information and charts contained in this re- 
port are protected by copyright and are restric- 
ted to the confidential use of subscribers only. 


The Real Estate Analyst is published monthly by 
Real Estate Analysts, Inc., Saint Louis, a sta- 
tistical, survey and appraisal organization. The 
subscription price is $180 a year, payable semi- 
annually in advance. Real Estate Analysts, Inc., 
is not engaged in financing, management or bro- 
kerage of real estate. 
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ments increased nine cents a room 

during August. This is a reversal 
or the steady downward trend of this 
index which has been quite consistent 
since January, 1931. Only once before 
during this period, in February, 1932, 
did apartment rentals go up an appre- 
ciable amount,y 

Average asking rentals for single 
family dwellings increased for the 
third consecutive month. The gain of 
twenty-five cents a room is the larg- 
est gain by far in the past few years. 
This index is now seventeen cents a 
room higher than it was a year ago. 
Part of this gain is due to the almost 
somplete absorption of low priced sin- 
gle family dwellings, leaving only the 
higher priced ones still on the mar- 
ket. 


A VERAGE asking rentals for apart- 


EW building for August showed lit- 
Ne change from the preceding 

months. We are dragging along on 
the bottom with no immediate relief in 
sight as far as new building goes. 
This is fortunate for the owners of 
real estate as each new accommodation 
built at the present time increases 
the number of vacancies already exis- 
ting and further depreciates values. 
A careful check has been made during 
the month of the number of living 
quarters being destroyed in connection 
with the Market Street widening. An 
exact number cannot be given as it is 
frequently impossible to tell the num- 
ber of families normally provided for 
in some of the older buildings. Our 
study would indicate approximately 245 
families dehoused. Each building 
wrecked reduces the number of vacan- 
cies. 


ARRIAGES during August showed no 

great change in comparison with 

the first seven months of the 
year. The August total was 52.2% be- 
low the number we would ordinarily ex- 
pect in a city the size of Saint Louis. 

Marriages dissolved by death or 
divorce during August exceeded new 
marriages by 119. This is some im- 
provement in comparison with July when 
the figure was 295. 





























